
  ALEXANDRIA HOUSING AFFORDABILITY ADVISORY COMMITTEE  

VIRTUAL MEETING 

DATE: SEPTEMBER 3, 2020 

TIME: 6:30-8:30 P.M. 

  

DRAFT AGENDA AGENDA 

 

 

1. Introductions and Chair remarks (Chair)  6:30 p.m. 

   

2. Consideration of North Potomac Yard Affordable Housing Plan   6:35 p.m. 

  (Tamara Jovovic/Cathy Puskar) 

  Action Request: Review and Vote on Affordable Housing Plan  

3. Consideration of Loan Application for Landmark Towers    6:45 p.m. 

(Helen McIlvaine/Celia Gondor) 

Action Request: Review and Vote on Application 

 

4. Consideration of Predevelopment Loan Application for Parkview II   7:00 p.m. 

(Helen McIlvaine/Shelley Murphy) 

Action Request: Review and Vote on Application 

 

5. Consideration of Predevelopment Loan Application for Arlandria Project  7:15 p.m. 

(Helen McIlvaine/Jon Frederick) 

Action Request: Review and Vote on Application 

 

6. Consideration of Predevelopment Loan Application for Seminary Road Project 7:30 p.m. 

(Helen McIlvaine/Jon Frederick) 

Action Request: Review and Vote on Application 

 

7. Presentation and Discussion Regarding Proposed Enhanced Tenant Protections  7:45 p.m. 

(Melodie Seau/Helen McIlvaine)     

 

8. AHAAC Annual Report (Tamara Jovovic/Julia Santure)    7:55 p.m. 

Action Request: Review and Vote to Submit Report to City Council 

 

9. Chair Election (All)         8:00 p.m. 

 

10. ARHA Update (Carter Flemming)       8:05 p.m. 

 

11. Staff Updates (Staff)         8:10 p.m.  

 

12. Information Items:          8:20 p.m. 

Financial Report 

Housing Master Plan Progress Report  

 

13. Announcements and Upcoming Housing Meetings (Staff)    8:25 p.m. 
 

Landlord-Tenant Relations Board Virtual Meeting 

Wednesday, September 2, 7:00 p.m.  

 



Housing Contributions Workgroup 

Planning Commission Worksession 

September 1, 2020, 5:30 p.m. 

 

City Council Worksession  

September 22, 2020, 6:00 p.m. 

 

Stakeholder Group 

TBD 

 

Adjournment (Chair)          8:30 p.m.  

 

 

Due to the COVID-19 Pandemic emergency, the September 3, 2020 meeting of the Alexandria Housing 

Affordability Advisory Committee is being held electronically pursuant to Virginia Code Section 2.2-

3708.2(A)(3) and/or the Continuity of Government ordinance adopted by the City Council on April 18, 

2020. All of the members of the Committee and staff are participating from remote locations through a 

Zoom video conference. The meeting can be accessed live by the public through Zoom at the following 

link, https://zoom.us/webinar/register/WN_pv6GavcPThqlXHI2GZX3cg; or dial in number, 301-715-

8592; Webinar ID: 964 7801 0599; Passcode: 415142. Public comment will be received at the meeting. 

A recording of the meeting will be posted at alexandriava.gov/74631. 

https://gcc01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fzoom.us%2Fwebinar%2Fregister%2FWN_pv6GavcPThqlXHI2GZX3cg&data=02%7C01%7Ctamara.jovovic%40alexandriava.gov%7Ca51d4dbbb3814c88a34808d84b963782%7Cfeaa9b3143754aeeadccc76ad32a890b%7C0%7C0%7C637342455838378814&sdata=OPH%2BHftcQTSmvkLFx6si5ZfF6vCSQhAVd%2FJfOBPHsOQ%3D&reserved=0
https://www.alexandriava.gov/housing/info/default.aspx?id=74631


 
City of Alexandria, Virginia 

_________                       
   

MEMORANDUM 
 
DATE:  AUGUST 28, 2020 
 
TO: THE ALEXANDRIA HOUSING AFFORDABILITY ADVISORY COMMITTEE  
 
FROM: HELEN S. MCILVAINE, DIRECTOR, OFFICE OF HOUSING 
   
SUBJECT: CONSIDERATION OF A $2.5 MILLION CAPITAL IMPROVEMENT LOAN TO 

LANDMARK TOWERS, LLC TO PRESERVE MARKET AFFORDABILITY AND 
SECURE A RIGHT OF FIRST REFUSAL 

 
ISSUE:  Provision of a $2.5 million capital improvement loan to Landmark Towers, LLC, a 154-unit 
mixed-use rental property in exchange for long term compliance with the City's voluntary rent 
guidelines, provision of a right of first refusal in the event of a future sale, and a commitment to jointly 
explore potential redevelopment opportunities, if mutually beneficial, to add committed affordable and 
workforce units.   
 
RECOMMENDATION:  That AHAAC recommend that City Council approve a loan of $2.5 million 
to Landmark Towers, LLC for capital improvements, contingent on preservation of its long term market 
affordability and provision of a right of first refusal in the event of its future sale, as well as potential 
joint exploration of redevelopment options to increase affordable and workforce rental housing onsite.      
  
BACKGROUND:  Representatives of Landmark Towers, LLC, located at 101 South Whiting Street 
and across Duke Street from Landmark Mall, contacted the Office of Housing last Fall seeking resources 
to help facilitate its 10-year capital improvement plan (Attachment 1).  The 16-story building, 
constructed in 1964, includes three floors of commercial and retail space, including building amenities, 
professional offices and a preschool operated by the Child & Family Network Centers (CFNC), with the 
floors above containing 154 apartments.  The property has been operated by a local family for more than 
50 years since acquiring it 1968.  A family partnership, comprised of the adult children of the original 
owners, now manages Landmark Towers and hopes to fulfill their parents’ legacy to provide housing 
affordable to working families while also continuing to implement a capital improvement program to 
update the interior and exterior of the building, replace building systems, address life-safety and deferred 
maintenance issues, and make the building more energy efficient.  The loan request and project narrative 
are attached (Attachment 2).   
 
Based on data collected by the Office of Housing for its annual apartment survey, Landmark Towers is 
among a decreasing number of “market affordable” rental housing resources in Alexandria.  Inclusive of 
utilities, rents are at or just above what would be considered affordable to households with incomes at 
60% AMI. Residents of the building generally have incomes ranging up to 100% AMI, with the majority 
at or below 70% AMI.  While the City has not before provided a housing opportunities loan to a 
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privately-owned entity, doing so is consistent with its housing and community development powers 
under Code Section 7-4-2 related to making grants or loans to properties for the purpose of subsidizing 
rental housing costs to benefit low- and moderate-income households.    
 
The importance of this residential asset to Alexandria’s housing affordability ecosystem, the property’s 
many long term tenants, its locational and transit efficiency, as well as its capacity for potential 
additional development, combined with the owner’s desire to collaborate with the City on a mutually 
agreeable solution that maintains the property as market rate affordable and workforce housing, has 
induced the parties to come up with a package that offers short, medium and long term benefits.       
 
DISCUSSION:  Because of the building’s age and condition, including substantial maintenance needs 
accrued prior to transition of day-to-day management to one of the original owners’ children in 2014, 
the bulk of the property’s cash flow is being invested to tackle capital improvements. A small portion is 
being used by the partnership to reduce tax debts of the parents’ estate which are unrelated to the 
property.  The City’s investment – which will share costs of some work items deemed critical - will help 
accelerate the pace of other necessary improvements and allow some future work to proceed more 
efficiently since it can be sequenced to take advantage of infrastructure being added now.     
 
Housing reviewed the list of capital improvements created through a third party physical needs 
assessment and, with the owner, selected two projects deemed most impactful to the building’s long 
term affordability and useful life: replacement of the building’s HVAC system  (which, in addition to 
maximizing energy efficiency, will set up some of the infrastructure to install a future sprinkler system) 
and modernization of the building’s three elevator systems, including the addition of life-safety upgrades 
related to ventilation, airflow and fire suppression features.  The modernization will also install 
controlled access between the building’s commercial spaces and its residential floors, enhancing safety 
for tenants.  With more than 40% of the building’s population comprised of families with children, or 
persons over 60, having a safe and reliable elevator system in the high-rise structure is critical. Proposals 
for the projects are being updated, but it is anticipated that the proposed City loan amount of $2.5 
million will cover about one-half of the costs, with the balance to be paid by the owner.  As with all 
City-supported projects including renovation or construction, Housing staff will review proposals and 
monitor the work once it is under way, attending progress meetings and inspections scheduled with 
subcontractors.  
 
In exchange for the City loan which Landmark Towers will repay over fifteen years, the property will 
comply with the City’s voluntary rent guidelines, with annual increases to be no more than 5% even 
though the rent currently includes utility costs. The City will receive a right of refusal, meaning that the 
City, or its designee, will have the opportunity to match any bona fide third-party offer received by the 
partnership if it decides to sell Landmark Towers during the next twenty years.  The owners have also 
agreed to explore with the City and/or its designee redevelopment options to potentially add more 
affordable and workforce housing on the site, if feasible and mutually beneficial.  
 
A right of first refusal was incorporated in City housing loans to nonprofits beginning in 2006 as an 
important vehicle to protect the City’s investment, be at the table when the property is sold and to ensure 
properties that have received City financial support might be preserved as affordable housing. The 
provision of a right of first refusal in a private loan transaction helps build potential future pipeline 
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projects by giving the City an opportunity to “buy its way in” and act to add to its portfolio of committed 
affordable units.      
 
The commitment to comply with the City rent guidelines, details of the loan repayment plan, the City’s 
right of first refusal, and the parties’ intent to collaborate to explore a potential joint venture for future 
redevelopment of the site will be incorporated in the loan agreement and in a restrictive covenant to be 
filed in the land records. The Office of Housing has engaged Alexandria law firm MercerTrigiani, LLC 
to evaluate the business transaction and draft loan documents to safeguard the City’s interests with a 
private entity.     
 
FISCAL IMPACT:  The $2.5 million loan will be sourced from City CIP Funds.  Landmark Towers, 
LLC will repay the loan over 15 years, with interest-only payments during Years 1-3 while the capital 
improvement program is completed.  Beginning in Year 4, annual installment payments amortizing the 
remaining loan and interest balance will be made on a schedule to fully repay the loan by Year 15.  A 
proforma detailing project operations and cash flow reflecting the loan repayment plan is attached. 
(Attachment 3)   
 
ATTACHMENTS: 

1) Landmark Towers LLC 10-year Capital Improvement Plan 
2) Landmark Towers LLC Loan Request and Project Narrative 
3) Landmark Towers Proforma, including 15- Year Loan Repayment Plan  

 
STAFF: 
Emily A.  Baker, Deputy City Manager 
Christina Zechman Brown, Deputy City Attorney 
Helen McIlvaine, Director, Office of Housing 
Eric Keeler, Deputy Director, Office of Housing 
Tamara Jovovic, Housing Program Manager, Office of Housing 
 



L&M Management LLC
Landmark Towers (101 S. Whiting Street, Alexandria, Virginia)

10 Year Capital Expenditure Plan

Detail Est. Cost Range Benefits

1.) Comprehensive HVAC Modernization $2.1M ‐ $3.2M 100% Control by tenant of HVAC conditions

Implementation 2‐4 years  +80% efficiency rating versus current at 55%

*Engineering hired and likely to commence soon Eliminate water treatment/legionnaires risks

Leaks costing +$10k in repairs and damage to tenants property

2.)  Create Tenant Centric Amenities $400K ‐ $700K Promote health and wellness with spacious gym

Implementation 2‐4 years  Provide multiple literacy education and business areas

3.)  Modernize Elevators $700K‐$980k Upgraded and safer elevators, better airflow and efficiency

Implementation 2‐4 years  Reduce downtime in elevators and associated costs

4.) Water Proofing and Structural Repair $1.2M ‐ $2.2M Resolve potential structural issues in concrete piers

Implementation 3‐5 years  Restore all concrete and brick flashing to stop leaks

*Contractor hired and likely to commence soon Paint entire exterior of building to maintain seal and insulate

5.) Modernize Lobby and Glass levels 1‐3 $1.5M ‐ $2.1M Create clean, modern and energy efficient lobby

Implementation 3‐6 years  Replace existing glass with more secure and efficient store front

6.) Install In Unit Washer & Dryer $900K ‐ $1.3M Create cleaner environments, easy access for tenants

Implementation 5‐8 years  Eliminate shared laundry facilities not desired by tenants

*Engineering hired and likely to commence soon

7.) Comprehensive Life Safety Upgrades $750k ‐ $990k Sprinkler building for added safety of tenants

Implementation 6‐9 years  Modernize fire alarm panel, strobes, etc.. 

Total Capital Expenditure Plan $7.4M ‐ $11.4M Creates a safe, efficient and dignity enhancing residence

for the community at affordable workforce prices































 
City of Alexandria, Virginia 

_________                       
   

MEMORANDUM 
 
DATE:  AUGUST 28, 2020 
 
TO: THE ALEXANDRIA HOUSING AFFORDABILITY ADVISORY COMMITTEE  
 
FROM: HELEN S. MCILVAINE, DIRECTOR, OFFICE OF HOUSING 
   
SUBJECT: CONSIDERATION OF A PREDEVELOPMENT LOAN OF $400,000 TO WESLEY 

HOUSING FOR DEVELOPMENT OF PARCVIEW II, A NEW COMMITTED 
AFFORDABLE RENTAL PROJECT TO BE COLLOCATED WITH PARCVIEW 
APARTMENTS 

 
ISSUE:  A Predevelopment Loan of $400,000 to Wesley Housing to put together a plan to structure and 
finance a new committed affordable housing development (“Parcview II”) using the Residential 
Multifamily (RMF) Zone to potentially achieve up 354 apartments collocated on the site of the existing 
Parcview Apartments building. 
 
RECOMMENDATION:  That AHAAC recommend that City Council approve a predevelopment loan 
to Wesley Housing to facilitate predevelopment activities related to Parcview II. 
 
BACKGROUND:  In September 2006, City Council approved a loan of $9 million to help Wesley 
Housing acquire and renovate Parcview Apartments, located at 5380 Holmes Run Parkway, to preserve 
the property as affordable housing,  The project was among several financed through the City’s general 
obligation bond authority.  Parcview Apartments was initially developed as Landmark Apartments in 
1973 using a federal funding program that enabled deeply affordable rents.  The City’s 2006 assistance 
ensured that many long-term residents, including seniors, could remain, and also helped fund a 
renovation to convert many of the property’s one-bedroom units to family sized (2-bedroom) units.  The 
initial fifteen-year tax credit period will expire in 2023: Wesley plans exercise its right to acquire the 
property from the current tax credit partnership. 
 
As Parcview’s future sole owner, Wesley wishes to explore redevelopment of an underutilized portion 
of the site which currently includes the pool and a portion of the parking lot.  By using the Residential 
Multifamily (RMF) Zone, which allows additional density in exchange for a substantial component of 
deeply affordable housing, Wesley has preliminarily estimated that it can potentially achieve up to 354 
new affordable and workforce units.  However, it is interested in working with the City and the 
community, as well as its development team and counsel to produce a scheme that provides a significant 
number of new affordable units (200+), as well as amenities that would benefit residents of both 
Parcview buildings as well as the wider neighborhood.  Wesley potentially plans to use a “hybrid” 
funding model that combines both 4% and 9% tax credits.  While a substantial City gap loan is 
projected, staff believe that the proposed development, once it is right-sized, may also be competitive for 
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Virginia Housing’s Amazon REACH grant funds due to its substantial positive impact in meeting 
affordable and workforce housing needs.    
 
DISCUSSION:  Parcview II is in the earliest planning phases, but the scope and complexity of the 
proposed transaction, including its development, financing, structuring and coordination with Parcview 
I, as well as robust outreach with the City and community, will require a significant commitment of 
resources.  In its application, Wesley has pledged to access more than $2 million available through an 
existing line of credit for anticipated predevelopment expenses, while requesting $400,000 from the 
City.   
 
While “land banking” was not among the benefits envisioned by the City when it made its original loan 
to help Wesley acquire Parcview Apartments, financial and regulatory tools subsequently developed 
pursuant to the Housing Master Plan and other citywide planning processes now allow the City to 
maximize its prior investment to potentially create several hundred more committed affordable units. In 
consultation with Wesley and the community, the appropriate size and scope of the new development 
will be refined through the predevelopment process.  It is noted that costs related to the upcoming 
refinancing and possible renovation of Parcview I are not included in this predevelopment loan request. 
 
FISCAL IMPACT:  A predevelopment loan of $400,000 from CIP monies, which will be secured 
through a loan agreement with Wesley Housing. Assuming the project moves forward, and the City 
provides a permanent loan, the predevelopment fund amount will be incorporated into the permanent 
City loan for Parcview II and memorialized in those loan documents.  In the unlikely event Parcview II 
does not proceed, the predevelopment loan will be forgiven.    
 
While Wesley’s current timeline indicates a tax credit application being submitted in March 2022, the 
City will continue to coordinate with the developer regarding its pipeline strategy to ensure that 
sufficient local, state, tax credit and other resources are in place to make the project as competitive and 
efficient as possible.    
 
ATTACHMENT:  Wesley Housing’s Parcview II Predevelopment Loan Application 
 
STAFF: 
Emily A. Baker, Deputy City Manager 
Helen McIlvaine, Director, Office of Housing 
Eric Keeler, Deputy Director, Office of Housing 



 

 

Application for Pre-Development Funds: 
ParcView II Affordable Housing Apartment Building 

 
 

I. Project Description 
 

ParcView Apartments is an existing 14-story, 149-unit multifamily building in the Landmark area of 
Alexandria. The 3-acre site is located at 5380 Holmes Run Pkwy, in the West End neighborhood of 
Alexandria, within minutes of both Old Town Alexandria and Downtown Washington, D.C., and served 
by multiple bus lines. 
 
The building was built in 1973 and purchased by Wesley Housing in 2006, at which point it underwent 
moderate renovation work, consisting primarily of upgraded finishes. This was accomplished with the 
assistance of a $9 million loan from the City of Alexandria to help Wesley preserve an expiring 
subsidized building serving many low-income seniors.  The renovation converted many 1BRs to family-
sized units to better respond to City housing needs at that time. 
   
The site includes free off-street parking, a fitness center, an in-ground pool (currently not in use), 
laundry facilities, and a secure entryway. The building sits on a 3-acre lot, surrounded by surface 
parking and the aforementioned pool. 
 
The lot’s current zoning designation allows for a 1.25 FAR, allowing for a maximum density of 164 units. 
Wesley Housing believes, however, that this site is a prime candidate for the new RMF zone, given its 
most notable characteristics – namely, an ageing affordable multi-family building, abundant yet under-
utilized land, and a central and transit-rich location. Once rezoned to RMF, the ParcView site could 
potentially accommodate up to an additional 354 units. Wesley Housing would like to take advantage 
of this rezoning opportunity to redevelop the ParcView Apartments site through a master planning effort, 
aimed at increasing density and improving existing conditions. 
 
Accordingly, we are proposing to erect a new affordable apartment building on the site while preserving, 
and eventually fully renovating, the existing one. While Wesley Housing envisions creating a vibrant 
community with a varied mix of family sizes, income tiers and age groups, our team is currently working 
to identify the ideal unit count, unit mix, and population targets based on market realities and funding 
opportunities. The details provided in the next sections represent extremely early projections that are 
likely to evolve in the future.  For the purpose of these projections we are assuming feasibility on an 
approximate 291-unit new construction building. 
 
The short-term goal of the project, centered around the construction of the new building on site, is to 
respond to the pressing need for affordable housing options in the City of Alexandria for families of any 
composition and individuals of all ages. Equally importantly, this initiative will be providing new housing 
in an equitable manner, by locating these families and individuals in a high-resource and desirable area 
of the City. Our ‘medium-term’ goal, focused on the renovation of the existing Parkview Apartments 
building, is to preserve the existing affordable housing stock in the City and improve an asset that 
Wesley believes can serve its community for many decades still. In the long run, Wesley sees this as 
an opportunity to strengthen its partnership with the City, help further the City’s Master Plan goals of 
equitable development and sufficient economic opportunity, and pave the way for more high-quality 
affordable housing in the City and region. 
 

II. Predevelopment Funds Use/Budget 
 

Predevelopment funds awarded by the City will be used for a range of predevelopment activities.  These 
activities include but are not limited to: preparing, submitting, and administering the Development 
Special Use Permit Process (DSUP); preparing and submitting a Low Income Housing Tax Credit 
(LIHTC) application; funding the architecture and engineering work required to apply for the DSUP and 
LIHTC application; and legal expenses associated with the entitlement and financing processes.   
 



 

The request is for a $400,000 predevelopment loan from the City of Alexandria.  The remainder of the 
predevelopment budget will be funded from an existing Wesley line of credit that carries a higher cost 
of funds.  The following predevelopment budget is solely for an assumed 291-unit new construction 
presumed 9%/4% hybrid project.  It is important to note that for the purpose of the following budget, we 
have excluded many of the big dollar fees for Utility undergrounding, City bonds and tap fees that are 
usually paid very close to the construction loan closing and sometimes may be paid out of other 
committed sources since there are outstanding for a shorter period of time. In addition, this budget does 
not include the predevelopment costs associated with the renovation project for the existing 149-unit 
tower.  
 

Predevelopment Sources – 291 unit New Construction   

 Sources 

City of Alexandria Predevelopment Loan $400,000  

Wesley Line of Credit $2,325,000  

Total Predevelopment Sources $2,725,000  

  
Summarized Uses  

 Uses 

Design, Engineering and Architecture   

Phase I – Conceptual $75,000 

Phase II – Entitlement/Schematic (to LIHTC App) $375,000 

Phase III – DDs/CDs (to Closing) $1,500,000 

Owner's Construction Costs, Professional Services 
and Fees 

$475,000  

Financing Costs $300,000  

Total Uses $2,725,000  

   
III. Project Budget 

 
Following is an extremely preliminary sources and uses for the 291-unit new construction project.  This 
budget is based on Wesley prior experience and reasonable assumptions.  The building program and 
costs need to be further developed in consultation with experienced architects, engineers, general 
contractors, lawyers and other consultants.  This conceptual budget assumes an investment of 
approximately $112,000 per unit from the City.   
 



 

 
 
 

IV. Project Schedule 
 

Milestone Date 

Engage A&E Team September 2020 

Complete Schematic Design December 2020 

Submit for DSUP and City Loan December 2020 

Achieve City Council Approval of DSUP and 

City Loan 

January 2022 

Submit LIHTC application March 2022 

Awarded tax credits June 2022 

Complete DD/CDs and Final Civil Engineering 

Plan and Permit Approvals 

June 2022 – May 2023 

Construction Loan Closing / Start construction June 2023 

Complete construction December 2024 

 
V. Organizational Structure and Capacity 

 
Wesley Housing’s connection to the City of Alexandria is significant and meaningful.  First, the 
organization had its first offices at Fairlington Methodist Church at 3900 King Street (across the street 
from the FPC site discussed here).  Over our 46 year history, we have developed and managed high-
quality affordable housing properties in the City.  Wesley Housing has acquired and rehabilitated three 
Alexandria properties: the original ParcView Apartments (5380 Holmes Run Parkway), Beverly Park 
(613 Notabene Drive) and Lynhaven Apartments (3521 Commonwealth Avenue).  Broadly speaking, 
Wesley Housing has developed over 2,300 units and currently manages more than 1,280 apartment 
homes in the Washington, DC region.   
 
In addition to property rehabilitations, Wesley Housing has significant experience in new construction 
projects like the one proposed here.  These include 79 apartments for seniors in Manassas (Quarry 
Station) and 88 apartments for seniors and people with disabilities in Herndon (Coppermine Place), 
193 mixed-income apartments in Arlington (Union on Queen), and 82 apartments for seniors in McLean 
(The Fallstead).  Most recently, we have broken ground on The Arden, 126 units of affordable housing 

Sources Per Unit

Tax Credit Equity $40,440,571 $138,971 $24,664,765 $170,102 $15,775,806 $108,053

First Mortgage $35,942,351 $123,513 $17,506,074 $120,732 $18,436,277 $126,276

City of Alexandria Loan $32,500,000 $111,684 $12,500,000 $86,207 $20,000,000 $136,986

Seller Note $0 $0 $0 $0 $0 $0

Other Subordinate Loan(s) $3,200,000 $10,997 $1,500,000 $10,345 $1,700,000 $11,644

Deferred Developer Fee $2,701,016 $9,282 $1,317,809 $9,088 $1,383,207 $9,474

Total Permanent $114,783,938 $394,447 $57,488,648 $396,473 $57,295,290 $392,433

Summarized Uses

Uses Per Unit Uses Per Unit

Acquisition Costs $5,345,193 $18,368 2,663,498$    18,369$   2,681,695$    18,368$   

Construction Costs $87,081,750 $299,250 43,391,250$  299,250$ 43,690,500$  299,250$ 

Architecture and Engineering $3,197,320 $10,987 1,584,390$    10,927$   1,612,930$    11,047$   

Owner's Construction Costs $6,534,540 $22,455 3,256,110$    22,456$   3,278,430$    22,455$   

Professional Services $364,200 $1,252 181,920$      1,255$     182,280$      1,248$     

Financing Costs $4,393,679 $15,099 2,491,888$    17,185$   1,901,791$    13,026$   

Partnership Costs $215,000 $739 107,500$      741$       107,500$      736$       

Operating and Carrying Costs $491,790 $1,690 245,050$      1,690$     246,740$      1,690$     

Reserves and Escrows $2,504,466 $8,606 1,247,042$    8,600$     1,257,424$    8,612$     

Developer's Fee $4,656,000 $16,000 2,320,000$    16,000$   2,336,000$    16,000$   

Total Uses $114,783,938 $394,447 $57,488,648 $396,473 $57,295,290 $392,433

Excess (GAP) Permanent $0 $0 ($0) ($0) $0 $0

Combined Totals Phase I - 9% (145 Units) Phase II - 4% (146 Units)



 

by the Huntington Metro and future home of Wesley’s offices, and have completed an early acquisition 
closing on The Waypoint, 81 units of affordable housing in the Fairlington neighborhood. 

 
VI. Attachments 

 
The following items are included with this application: 

a) IRS determination letter granting organization 501(c)(3) non-profit status 
b) Employer Identification Number 
c) Articles of Incorporation and Bylaws 
d) State Corporation Commission Certificate of Good Standing 
e) CHDA Certification – not applicable 
f) Audited financing statements for the past year 
g) Current balance sheet/statement of financial position 
h) Last year’s federal tax returns/990s 



 
City of Alexandria, Virginia 

_________                       
   

MEMORANDUM 
 
DATE:  AUGUST 28, 2020 
 
TO: THE ALEXANDRIA HOUSING AFFORDABILITY ADVISORY COMMITTEE  
 
FROM: HELEN S. MCILVAINE, DIRECTOR, OFFICE OF HOUSING 
   
SUBJECT: CONSIDERATION OF A PREDEVELOPMENT LOAN OF $500,000 TO AHDC FOR 

AN ARLANDRIA PROJECT THAT INCLUDES AFFORDABLE RENTAL HOUSING 
AND A MIX OF COMMUNITY-SERVING USES  

 
ISSUE:  A predevelopment loan of $500,000 to AHDC to advance its work to structure, finance, obtain 
entitlements and develop a mixed-use project in Arlandria containing approximately 375 new committed 
affordable and workforce units for households with incomes ranging from 40-80% AMI.   
 
RECOMMENDATION:  That AHAAC recommend that City Council approve the predevelopment 
loan. 
 
BACKGROUND:  The Alexandria Housing Development Corporation (AHDC), which works 
exclusively in the City of Alexandria to develop and preserve housing affordability, is in the process of 
assembling four privately-owned parcels in Arlandria, at the corner of W. Glebe Road and Mount 
Vernon Avenue, as well as one adjacent City-owned lot, to develop two mixed-use buildings that would 
provide a substantial number of new committed affordable rental units (approximately 375) for 
households with incomes ranging from 40-80% of the Area Median Income (AMI).   
 
AHDC’s preliminary development concept includes two separate mixed-use buildings. Both buildings 
are being designed with non-residential ground floor space that AHDC hopes to occupy with 
community-based uses (e.g. nonprofit/community-focused organizations, community recreation center 
and/or city services satellites, small businesses, and service providers, as well as local/neighborhood-
oriented retail and restaurants) and four to five stories of affordable, multifamily rental units above. 
Each building will have one or two levels of below grade parking.  
 
Leveraging the City’s ongoing Mount Avenue Corridor/Arlandria planning initiative and community 
engagement to help inform its development plans, AHDC will submit a Concept One Plan later this Fall, 
with the goal of obtaining entitlements in time to apply for March 2022 tax credits and start construction 
later that year. The project would add critically needed committed affordable housing resources to this 
community.  
 
DISCUSSION:  AHDC’s proposed redevelopment of an aging and underutilized strip shopping center 
with a vibrant mixed-use development combining housing, that offers a range of affordability including 
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a large component of 40% AMI units, with a mix of community-serving commercial uses, presents an 
exciting opportunity to convert an iconic location into a place that  redefines the neighborhood’s vision 
of itself, while holding space for those who call Arlandria home.   
 
The scope, complexity and deep levels of affordability proposed in the development being conceived 
and structured by AHDC assume a significant commitment of City resources.  The preliminary 
proforma, which is intentionally very conservative, estimates the total gap at more than $35 million, 
necessitating a multilayered financial package that includes first trust debt and soft monies from non-
City sources. Among those identified by AHDC are low-income housing tax credit equity (a hybrid 
model, combining 4 and 9% credits is being studied), Virginia and/or National Housing Trust Funds, 
Virginia Housing Amazon Impact Funds, new markets tax credits, Federal Home Loan Bank Affordable 
Housing grant funds, and deferred developers fees, among others. AHDC also anticipates a mezzanine 
loan allowing the current private property owner to remain part of the project as part of the financing 
package.         
 
FISCAL IMPACT:  A predevelopment loan of $500,000 from CIP monies.  The loan will be 
incorporated into the permanent City loan if the project moves forward.  If it does not, the 
predevelopment loan will be forgivable. AHDC anticipates that approximately $17 million or more in 
permanent City financing will be required.  There may be significant potential opportunities to reduce 
the gap as the predevelopment work moves forward, and there may be options AHDC and the City can 
explore to manage the timing of the City’s investment by phasing aspects of the project.  
 
ATTACHMENTS: 
AHDC Predevelopment Loan Application 
 
STAFF: 
Emily A. Baker, Deputy City Manager 
Helen McIlvaine, Director, Office of Housing 
Eric Keeler, Deputy Director, Office of Housing 



 
 

 
 

August 26, 2020  
 

Ms. Helen McIlvaine 
Director, Office of Housing 
421 King Street, Suite 200 
Alexandria, Virginia 22314 

 
Re: Arlandria Pre-development loan application 

 
Alexandria Housing Development Corporation (AHDC) is pleased to present this application to the City of 
Alexandria (City) for a predevelopment loan of $500,000 for a future project located the Arlandria 
neighborhood of Alexandria.  AHDC has signed a letter of intent with the owner of 221. West Glebe Rd and 
3610-3612 Mt. Vernon Avenue.  We are currently negotiating a purchase and sale agreement that we plan to 
finalize in September.  In addition, our current development proposal would include a City parcel located at 
3700 Mt. Vernon Ave.  Attached to this letter is a project description and very preliminary sources and uses 
to provide additional details of the project.   

 
We have been working with the private owner over the past several months and have a identified a potential 
strategy that will allow the current owner to remain in the deal as a lender.  While we are very early in our 
design process, we are currently anticipating the construction of two buildings that combined will allow us to 
construction approximately 375 units.  Our current vision is to deliver all those units at affordable levels 
under 80% AMI with the majority under 60% AMI.  As you will see in the project description, we are also 
anticipating several units at 40% AMI which we know are in high demand in the neighborhood.  In addition, 
we are exploring various options for the any ground floor commercial space that will allow that will best 
serve the community.   

 
AHDC is excited to have an opportunity to continue our partnership with the City of Alexandria and work on a 
project of such scale in the Arlandria neighborhood.  We still have a lot to discuss, design and learn as we 
continue through the process.  We envision a process over the next year that will allow us to work with the 
community and design a project that meets the needs of the Arlandria neighborhood as they continue to face 
development pressure and the fallout from the COVID-19 pandemic.   

 
AHDC is currently planning to submit a concept one development plan to the City this Fall with the goal of 
receiving entitlements for the site by the end of 2021. This schedule will allow AHDC to be ready to submit for 
an allocation low income housing tax credits as well as other funding sources in 2022. 

 
If you have any questions regarding this application, please do not hesitate to contact me at 703-739-7775 
or at jfrederick@housingalexandria.org . 

Sincerely, 
 

 
Jonathan D Frederick 
President  
 
CC:   Eric Keeler, Deputy Director, City of Alexandria Office of Housing   

mailto:jfrederick@housingalexandria.org%20.


 W. Glebe Rd & Mt Vernon Ave Development 
 
Project Description 
AHDC is currently in negotiation to acquire and redevelop four parcels of land at the intersection of W. 
Glebe Road and Mt. Vernon Avenue in the Arlandria neighborhood. The development plan envisions 
two separate mixed-use buildings. Both buildings are being designed with a configuration of 
nonresidential - office, retail and/or community space - on the ground floors and four to five stories of 
affordable, multifamily rental units above. Each building is also being planned for one or two levels of 
below grade parking. 
 
AHDC is planning to submit a Concept 1 Plan in Q4 of 2020 with the goal of obtaining final entitlements 
by the end of 2021 and beginning construction mid to late 2022. 
 
Property/Site Description 
The assemblage includes four parcels total. Three of the parcels are privately owned by the same owner 
and the fourth parcel – 3700 Mt. Vernon Ave – is owned by City of Alexandra. Please refer to Ex. A for an 
aerial view of the site(s). 
 
221 W. Glebe Rd (privately owned) 

- Approximately 103,000 SF (2.36 acres) 
- Formerly Safeway, current tenants include Sherwin Williams and restaurant El Cuscatleco 

 
3610 & 3612 Mt. Vernon Ave (privately owned) 

- Approximately 15,000 SF (0.34 acres) 
- Currently surface parking and unimproved land 

 
3700 Mt. Vernon Ave (City owned) 

- Approximately 15,000 SF (0.34 acres) 
- Currently surface parking 

 
Development Plan 
AHDC envisions developing a mixed-use building on the 221 W. Glebe parcel and another smaller mixed-
use building on the Mt Vernon Avenue parcels.  
 
221 W. Glebe Rd – Building #1 
The preliminary concept for this building includes approximately 270,000 SF of multifamily residential 
and 40,000 SF of nonresidential space. The ground floor will be a concrete podium with the floors above 
built as wood-framed construction. The building will include one to two levels of structured parking 
at/or below grade.  
 
AHDC is currently evaluating the best use for the nonresidential space. Potential options include office 
space for nonprofit/community-focused organizations, small businesses, and service providers, as well 
as local/neighborhood-oriented retailers. 
 
 
 
 



3610 – 3700 Mt. Vernon Ave – Building #2 
The preliminary concept for this building includes approximately 80,000 SF of multifamily residential and 
10,000 SF of nonresidential space. The ground floor will be a concrete podium with the floors above 
built as wood-framed construction. The building will include one level of below-grade parking.  
 
Similar to Building #1, AHDC is considering uses for the nonresidential space that will serve the residents 
of the multifamily buildings and the surrounding community.  
 
Ownership Structure & Financing Plan 
AHDC has an LOI in place with the owner of the three privately owned parcels and is negotiating a 
purchase agreement. AHDC is also in discussion with the City regarding the fourth parcel. The two 
planned buildings will have separate ownership structures and financing plans.  
 
We anticipate using the Low-Income Housing Tax Credit Equity program for both projects, with Building 
#1 using 4% LIHTC equity and Building #2 using 9% LIHTC equity. Other anticipated sources of financing 
include a conventional first trust mortgage, City of Alexandria subordinated debt, Virginia and/or 
National Housing Trust Funds, Virginia Housing Amazon Impact Funds, new markets tax credits, Federal 
Home loan Bank Loan and any other sources to the extent available. AHDC is also contemplating a 
mezzanine loan which would allow the seller to remain part of the project as part of the financing for 
Building #1. 
 
Target Population 
AHDC’s development plan is for both multifamily buildings to be 100% affordable with affordability 
levels between 40% - 80% AMI with a significant portion of the units at 40% AMI. AHDC envisions a mix 
of studio, 1BR, 2BR, and 3BR unit types. For a breakdown of the mix of unit types and AMI levels please 
refer to the financial summaries attached. Based on AHDC’s preliminary concept, Building #1 will include 
275 – 285 units and Building #2 will include 70-80 units.  
 
Project Schedule 
AHDC’s preliminary schedule is to begin construction on Building #1 in mid to late 2022 and Building #2 
in late 2022 / early 2023. We are estimating a two-year construction schedule for Building #1 and 18-20 
months for Building #2, with both projects completed in mid to late 2024. 
 
December 2021  Final approval of entitlements 
March 2022   Submission of 9% Tax Credit Application for Building #2 
July 2022   Award of 9% Tax Credits for Building #2 
Q3 2022   Land Acquisition Closing and Construction Start on Building #1 
Q4 2022 / Q1 2023 Construction Start on Building #2 
Summer/Fall 2024  Construction Completion for both Buildings #1 and #2. 
  



   
Exhibit A – Site Plan 

 
 

221 WEST GLEBE RD 
TOTAL SITE SF: 102,999 

MT. VERNON 
ASSEMBLAGE 

TOTAL SITE SF: 30,000 



Glebe Rd - Mt Vernon 9/4 LIHTC
Summary (R1)

8/25/2020

Sources Uses Project Schedule
Equity Development Costs Purchase/Dev Start 07/01/22

Tax Credit Equity (4%) 40,469,058          Acquisition 12,825,000         Completion/Opening Date 07/01/24
Architecture & Engineering 4,102,792           Const Period (Months) 24
Legal 746,785               Lease-up Period (Months) 12

Debt Fees, Permits & Utilities 3,438,471           Perm Loan Conversion Date 12/31/24
First Trust Debt 44,000,000          Other/Miscellaneous 2,993,567           

-                         Financing Costs 5,825,488           
-                         Reserves 3,031,479           Income & Operating Expenses

Mezzanine Loan 11,557,500 Construction Costs 90,282,938         
Gap Financing 30,219,962          Developer Fee 3,000,000           Revenue

Potential Gross Income 5,142,033          
Deferred Developer Fee 0% -                         Less: Vacancy Allowance (257,102)            
Total Sources 126,246,520$     Total Uses 126,246,520$    Effective Gross Income 4,884,931         

Surplus/(Deficit) -                            Other Income 175,275             
Permanent Debt 44,000,000$        Total Income 5,060,206         
Annual Debt Service 2,071,020$          Total Cost / Unit 442,970               
Terms (Years) 40 Hard Cost / Unit 316,782               Operating Expenses
Interest Rate 3.57% Soft Cost / Unit 126,188               Administration 489,985             

Payroll 508,499             
Utilities 162,005             
Supplies & Services 252,610             

% No. Units % No. Units Maintenance 275,190             
Efficiency 0% 0 30% AMI 0.3 0% 0 Taxes, Insurance & Escrows 751,332             
One Bed 49% 140 40% AMI 0.4 30% 85 Total Operating Expenses 2,439,621         
Two Bed 42% 120 50% AMI 0.5 0% 0 Replacement Reserves 93,428               
Three Bed 9% 25 60% AMI 0.6 40% 115 Net Operating Income 2,527,157         
Four Bed 0% 0 80% AMI 0.8 30% 85

100% AMI 0% 0 DSCR 1.22
Total Units 100% 285 Total 100% 285 OpEx per unit 8,888                  

Project 1 - Glebe Road - 4% Tax Credits/Tax Exempt Bonds 

Unit Type / Affordability Mix



Glebe Rd - Mt Vernon 9/4 LIHTC
Summary (R2)

8/25/2020

Sources Uses Project Schedule
Equity Development Costs Purchase/Dev Start 01/01/23

Tax Credit Equity (9%) 22,497,750          Acquisition 3,465,000           Completion/Opening Date 07/01/24
Architecture & Engineering 1,236,746           Const Period (Months) 18
Legal 498,114               Lease-up Period (Months) 6

Debt Fees, Permits & Utilities 993,481               Perm Loan Conversion Date 10/31/24
First Trust Debt 9,750,000             Other/Miscellaneous 1,923,088           

-                         Financing Costs 1,863,452           
-                         Reserves 705,441               Income & Operating Expenses

Gap Financing 6,242,396             Construction Costs 27,037,325         Yr 1 Stabilized
COA Land 1,732,500             Developer Fee 2,500,000           Revenue

Potential Gross Income $1,319,571
Deferred Developer Fee 0% -                         Less: Vacancy Allowance (65,979)              
Total Sources 40,222,646$        Total Uses 40,222,646$      Effective Gross Income 1,253,593         

Surplus/(Deficit) -                            Other Income 49,590               
Permanent Debt 9,750,000$          Total Income 1,303,183         
Annual Debt Service 472,019$              Total Cost / Unit 522,372               
Terms (Years) 40 Hard Cost / Unit 351,134               Operating Expenses
Interest Rate 3.76% Soft Cost / Unit 171,238               Administration 129,504             

Payroll 169,302             
Utilities 43,770               
Supplies & Services 68,249               

% No. Units % No. Units Maintenance 74,350               
Efficiency 10% 8 30% AMI 0% 0 Taxes, Insurance & Escrows 211,618             
One Bed 5% 4 40% AMI 10% 8 Total Operating Expenses 696,792             
Two Bed 74% 57 50% AMI 40% 31 Replacement Reserves 25,242               
Three Bed 10% 8 60% AMI 49% 38 Net Operating Income 581,149             
Four Bed 0% 0 80% AMI 0% 0

100% AMI 0 DSCR 1.23
Total Units 100% 77 Total 100% 77 OpEx per unit 9,377$               

Unit Type / Affordability Mix

Project 2 - Mt. Vernon Ave - 9% LIHTC 



Glebe Rd - Mt Vernon 9/4 LIHTC
Summary (Consolidated)

8/25/2020

Sources Uses Project Schedule
Equity Development Costs Purchase/Dev Start 07/01/22

Tax Credit Equity 62,966,808          Acquisition 16,290,000         Comm Operating Date 07/01/24
-                              Architecture & Engineering 5,339,537           Const Period (Months) 24
-                              Legal 1,244,900           Lease-up Period (Months)

Debt Fees, Permits & Utilities 4,431,951           Perm Loan Conversion Date
First Trust Debt 53,750,000          Other/Miscellaneous 4,916,655           

Financing Costs 7,688,940           
Reserves 3,736,920           Income & Operating Expenses

Mezzanine Loan 11,557,500          Construction Costs 117,320,263       Yr 1 Stabilized
Gap Financing 36,462,358          Developer Fee 5,500,000           Revenue
COA Land 1,732,500             Potential Gross Income

Deferred Developer Fee 0% -                         Less: Vacancy Allowance
Total Sources 166,469,166$     Total Uses 166,469,166$    Effective Gross Income -                           

Surplus/(Deficit) -                            Other Income
Permanent Debt 9,750,000$          Total Income -                           
Annual Debt Service 472,019$              Total Cost / Unit 459,860               
Terms (Years) 40 Hard Cost / Unit 12,243                 Operating Expenses
Interest Rate 3.76% Soft Cost / Unit 447,617               Administration

Payroll
Utilities
Supplies & Services

% No. Units % No. Units Maintenance
Efficiency 2% 8 30% AMI 0% 0 Taxes, Insurance & Escrows
One Bed 40% 144 40% AMI 26% 93 Total Operating Expenses -                           
Two Bed 49% 177 50% AMI 9% 31 Replacement Reserves
Three Bed 9% 33 60% AMI 42% 153 Net Operating Income
Four Bed 0% 0 80% AMI 23% 85

100% AMI 0 DSCR 0.00
Total Units 100% 362 Total 100% 362 OpEx per unit (excl RR) -$                        

Unit Type / Affordability Mix



 
City of Alexandria, Virginia 

_________                       
   

MEMORANDUM 
 
DATE:  AUGUST 28, 2020 
 
TO: THE ALEXANDRIA HOUSING AFFORDABILITY ADVISORY COMMITTEE  
 
FROM: HELEN S. MCILVAINE, DIRECTOR, OFFICE OF HOUSING 
   
SUBJECT: CONSIDERATION OF A PREDEVELOPMENT LOAN OF $250,000 TO AHDC FOR 

A NEW PROJECT THAT COMBINES AFFORDABLE RENTAL HOUSING, 
AFFORDABLE HOMEOWNERSHIP OPTION AND A COMPONENT OF 
PERMANENT SUPPORTIVE HOUSING FOR ALEXANDRIANS WITH 
DEVELOPMENTAL DISABILITIES 

 
ISSUE:  Predevelopment loan to AHDC to facilitate development of a new project with affordable 
rental housing as well as affordable homeownership options, including some units to house persons with 
developmental and/or intellectual disabilities. 
 
RECOMMENDATION:  That AHAAC recommend City Council approve the predevelopment loan.   
 
BACKGROUND:  As the refinancing and rehabilitation of Bellefonte Apartments progresses toward 
completion, AHDC is working again with Sheltered Homes of Alexandria (SHA) to assemble three 
parcels located at 4547, 4555 and 4575 Seminary Road to develop a project that would  include a small 
affordable rental building (approximately 40 units) proposed to be partially funded with equity from 
competitive tax credits through the nonprofit pool, and a small townhome/condominium development 
(approximately 15 units) that would offer affordable homeownership options as well as incorporate four 
units that provide permanent supportive housing for up to 16 current SHA residents.   
 
The parcels currently include a single-family home owned by SHA and operated as a group home for 
intellectually and/or developmentally disabled clients, a single family home that is privately owned on 
which AHDC has a purchase option agreement in place, and a vacant/unimproved parcel owned by City 
of Alexandria that provides access to City-preserved open space. AHDC is in discussion with the City to 
include this parcel with the understanding there would be no net loss in open space, and access to the 
existing open space would be improved for visitors.   
 
DISCUSSION:  The proposed project offers a neighborhood-sensitive plan that delivers both affordable 
rental housing and affordable homeownership options for households with workforce level incomes, a 
largely unmet local housing need.  It also allows SHA to replace its existing group home and expand 
housing options to serve other residents with four housing units which incorporate current housing best 
practices that enable persons with developmental and/or intellectual disabilities to live as independently 
as possible within the community.   
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The homeownership component of the project may be able to utilize resources enabled through the 
City’s flexible homeownership affordability program. VHDA has also prioritized homeownership 
among its current strategic initiatives, so Amazon REACH grant funds may also be available to close the 
projected gap. 
  
The rental portion of the project is anticipated to be ready to apply for low income housing tax credits in 
FY 2022, however, the City may explore with AHDC how and when this project fits most strategically 
in its short to mid-term pipeline.   
 
FISCAL IMPACT:  Because of the smaller number of housing units to be produced, AHDC is 
requesting $250,000 as a predevelopment loan.  The loan is forgivable if the project does not move 
forward.   
 
ATTACHMENTS: 
AHDC Predevelopment Loan for Seminary Road Project 
 
STAFF: 
Emily Baker, Deputy City Manager 
Helen McIlvaine, Director, Office of Housing 
Eric Keeler, Deputy Director, Office of Housing  
 



 
 

 
 

 
August 26, 2020  
 
Ms. Helen McIlvaine 
Director, Office of Housing 
421 King Street, Suite 200 
Alexandria, Virginia 22314 
 
Re: Seminary Road Pre-development loan application 
 
Alexandria Housing Development Corporation (AHDC) is pleased to present this application to the City of 
Alexandria (City) for a predevelopment loan of $250,000 for a future project located at 4547 – 4575 Seminary 
Road.  AHDC has signed a purchase option for the one-acre parcel located at 4555 Seminary Road and the 
other two parcels are owned by Sheltered Homes of Alexandria (SHA) and the City of Alexandria, 
respectively.  We have been working with SHA over the past several months and we are currently working on 
a letter of intent that will formalize this partnership.   
 
The three parcels combined equate to approximately three acres and AHDC’s goal would be to consolidate 
the three parcels and develop a affordable multi-family building consisting of approximately 40 units along 
with a smaller townhouse style project that would include approximately 15 townhouse style units.  The 
townhouse style units would be sold to first time homeowners as part of an affordable homeownership 
program. As part of the 15 townhouse units we would include 3 units for SHA to allow them to continue to 
serve their clients on the site.    
 
AHDC is excited to continue our partnership with SHA and we think this is a great opportunity to use land 
already serving their clients to expand affordable housing opportunities in the City.  While we are still working 
on a preliminary design for the project we believe a modest multi-family building along with the townhouse 
project will be a great complement and transition project of the neighborhood and provide a “missing middle” 
design and add to the City’s affordable housing options.    
 
AHDC is currently planning to submit a concept one development plan to the City this Fall with the goal of 
receiving entitlements for the site by the end of 2021. This schedule will allow AHDC to be ready to submit for 
an allocation low income housing tax credits as well as other funding sources in 2022. 
 
If you have any questions regarding this application, please do not hesitate to contact me at 703-739-7775 
or at jfrederick@housingalexandria.org 

 
Sincerely, 
 
 
Jonathan D Frederick 
President  
 
CC: Eric Keeler, Deputy Director, City of Alexandria Office of Housing  



Seminary Road Development 
 
Project Description 
AHDC is currently negotiating to acquire and redevelop three adjoining properties in the Seminary Hill 
neighborhood on Seminary Road between N. Pickett and N. Jordan streets. The proposed development 
envisions a multifamily, rental building of approximately 40 units along with approximately 15 
townhomes/condominium units. AHDC plans to develop both the multifamily building and the 
townhomes/condos as affordable.  
 
AHDC intends to submit a Concept 1 Plan in October with the goal of obtaining final entitlements by mid 
to late 2021. The development team is planning the multifamily building as three to four story, wood 
framed construction and the townhomes as three story, wood framed construction. No below grade 
parking is currently envisioned.   
 
Property/Site Description 
The three parcels included in the proposed assemblage have separate owners. The combined total of 
the parcels is approximately 2.7 acres.  AHDC plans to request a rezoning of the parcels to allow the 
proposed development.    
 
4547 Seminary Rd 
Single-family home owned by Sheltered Homes of Alexandria, Inc. SHA currently operates a group home 
for intellectually and/or developmentally disabled clients. AHDC is negotiating to acquire the parcel from 
SHA and in exchange SHA will be conveyed ownership of multiple units within the townhomes/condo 
portion of the project. 
 
4555 Seminary Rd  
Single-family home owned by private owner. AHDC has a purchase option agreement in place. 
 
4575 Seminary Rd  
Vacant/unimproved land owned by City of Alexandria. AHDC is in discussion with the City to include this 
parcel with the understanding there would be no net loss in open space.  
 
Ownership Structure & Financing Plan 
AHDC anticipates the multifamily building and townhomes having separate ownership structures and 
financing plans.  
 
The multifamily building will be financed using the 9% Low Income Housing Tax Credit Equity program. 
AHDC plans to submit a 2021 tax credit application to Virginia Housing. Other anticipated sources of 
financing in addition to the LIHTC equity include a conventional first trust mortgage and City of 
Alexandria subordinated debt. AHDC will also pursue other financings sources such as the Virginia 
and/or National Housing Trust Funds and grants to the extent available.  
 
Three of the townhomes are planned to be conveyed to SHA as consideration for the land value of 4547 
Seminary Rd. SHA plans to utilize these units for their existing program and clients living in the single-
family home currently. AHDC plans to develop and market the remaining townhomes as for-sale, 
affordable units. AHDC envisions financing the development costs through a conventional construction 



loan, City of Alexandria subordinated debt, and will pursue other gap financing sources to the extent 
available. 
 
Please refer to the attached financial summaries for preliminary estimates of the sources and uses for 
both the multifamily building and townhomes. 
 
Target Population 
The multifamily building will target affordability levels between 40% to 60% AMI and feature a mix of 
1BR, 2BR and 3BR unit types. A preliminary breakdown of the proposed mix of unit types and AMI levels 
is provided on the attached financial summary.  
 
The townhome units conveyed to SHA are being planned as 4BR units. The remaining units are being 
planned as a mix of 2BR and 3BR units. AHDC’s goal for the townhomes is to provide homeownership 
opportunities for households at or below 80% AMI. AHDC believes this can be accomplished through a 
combination of homeownership programs currently offered by The Office of Housing and Virginia 
Housing such as down payment assistance and first-time homebuyer loans. Please refer to the Sales 
Price Analysis attached for estimates of potential sales prices based on preliminary financing 
assumptions. 
 
Project Schedule 
AHDC’s preliminary project schedule is to begin construction in late 2022 with a project completion in 
the summer of 2024. 
 
December 2021   Approval of entitlements 
March 2022   Submission of 9% Tax Credit Application 
July 2022   Award of 9% Tax Credits 
November 2022  Acquisition Closing and Construction Start 
June / July 2024   Construction Completion   
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Seminary Rd - Multifamily Rental
Summary

8/24/2020

Sources Uses Project Schedule

Equity Development Costs Development Start 11/01/22
Tax Credit Equity 8,999,100            Acquisition & Financing Costs 2,871,385             Community Opening 06/01/24
Sponsor Equity -                        Development Soft Costs 3,185,762             Construction Period (Months) 18

Construction Costs 10,885,076           Lease-up Period (Months) 4
Debt Developer Fee 1,355,378             Perm Loan Conversion 08/30/24

First Trust Debt 4,150,000            
-                        
-                        Income & Operating Expenses

Gap Financing 4,470,811            Yr 1 Stabilized
Revenue

Deferred Developer Fee 50.0% 677,689               Potential Gross Income $683,424
Interim Income -                        Less: Vacancy Allowance 5% (34,171)             
Total Sources 18,297,600$        Total Uses 18,297,600$        Effective Gross Income 649,253            

Surplus/(Deficit) 0                            Other Income -                         
Permanent (First Trust) Debt 4,150,000$          Total Income 649,253            
Annual Debt Service 195,425$             Total Cost / Unit 457,440                
Terms (Years) 35 Hard Cost / Unit 33,884                  Operating Expenses
Interest Rate 3.13% Soft Cost / Unit 423,556                Adminstration 76,775               

Maintenance Expenses 39,181               
Supplies & Services 43,169               
Utilities 73,639               

% No. Units % No. Units Taxes & Insurance 77,837               
Efficiency 0% 0 30% AMI 0% 0 Payroll Expenses 90,578               
One Bed 20% 8 40% AMI 10% 4 Contingency -                         
Two Bed 50% 20 50% AMI 40% 16 Total Operating Expenses 401,179            
Three Bed 30% 12 60% AMI 50% 20 Replacement Reserves 12,000               
Four Bed 0% 0 80% AMI 0% 0 Net Operating Income 236,074            

100% AMI 0% 0 DSCR 1.21
Total Units 100% 40 Total 100% 40 OpEx per unit (excl RR) 10,029$            

Unit Type / Affordability Mix



Seminary Rd - Multifamily Rental
CF (Annual)
8/24/2020

Year 1 2 3 4 5 6 7 8 9 10 11 12 13
Revenue

Rental 683,424         700,510         718,022         735,973       754,372       773,232       792,562       812,376       832,686       853,503       874,840       896,712       919,129       
Vacancy 34,171           35,025           35,901           36,799         37,719         38,662         39,628         40,619         41,634         42,675         43,742         44,836         45,956         
Total Revenue 649,253         665,484         682,121         699,174       716,654       734,570       752,934       771,758       791,051       810,828       831,098       851,876       873,173       

Expense
Adminstration 76,775           79,078           81,451           83,894         86,411         89,004         91,674         94,424         97,257         100,174       103,179       106,275       109,463       
Maintenance Expenses 39,181           40,356           41,567           42,814         44,098         45,421         46,784         48,187         49,633         51,122         52,655         54,235         55,862         
Supplies & Services 43,169           44,464           45,798           47,172         48,587         50,045         51,546         53,093         54,686         56,326         58,016         59,756         61,549         
Utilities 73,639           75,849           78,124           80,468         82,882         85,368         87,929         90,567         93,284         96,083         98,965         101,934       104,992       
Taxes & Insurance 77,837           80,172           82,577           85,054         87,606         90,234         92,941         95,729         98,601         101,559       104,606       107,744       110,977       
Payroll Expenses 90,578           93,295           96,094           98,977         101,946       105,005       108,155       111,399       114,741       118,184       121,729       125,381       129,142       
Reserve Replacements 12,000           12,360           12,731           13,113         13,506         13,911         14,329         14,758         15,201         15,657         16,127         16,611         17,109         
Total Expenses 413,179         425,574         438,342         451,492       465,037       478,988       493,357       508,158       523,403       539,105       555,278       571,936       589,095       

Net Operating Income 236,074         239,910         243,780         247,682       251,617       255,582       259,577       263,599       267,649       271,723       275,820       279,939       284,078       
DSCR 1.21                1.23                1.25                1.27             1.29             1.31             1.33             1.35             1.37             1.39             1.41             1.43             1.45             

Debt
First Trust Debt 195,425         195,425         195,425         195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       

-                  -                  -                  -               -               -               -               -               -               -               -               -               -               
-                  -                  -                  -               -               -               -               -               -               -               -               -               -               

Gap Financing -                  -                  -                  -               -               -               -               -               -               -               -               -               -               
-                  -                  -                  -               -               -               -               -               -               -               -               -               -               

Total Debt 195,425         195,425         195,425         195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       

Net Sale Proceeds -                  -                  -                  -               -               -               -               -               -               -               -               -               -               

Reversion Cash Flow -                  -                  -                  -               -               -               -               -               -               -               -               -               -               
Operating Cash Flow 40,648           44,484           48,354           52,257         56,192         60,157         64,151         68,174         72,223         76,297         80,395         84,514         88,653         

Total Cash Flow 40,648           44,484           48,354           52,257         56,192         60,157         64,151         68,174         72,223         76,297         80,395         84,514         88,653         

Deferred Fee Balance 677,689      650,594         619,122         583,150         542,556       497,216       447,003       391,792       331,454       265,859       194,879       118,382       36,235         -               
Residual Payment 0 0 0 0 0 0 0 0 0 0 0 0 44,326



Seminary Rd - Multifamily Rental
CF (Annual)
8/24/2020

Year 
Revenue

Rental 
Vacancy
Total Revenue

Expense
Adminstration
Maintenance Expenses
Supplies & Services
Utilities 
Taxes & Insurance
Payroll Expenses
Reserve Replacements 
Total Expenses 

Net Operating Income
DSCR

Debt
First Trust Debt

Gap Financing 

Total Debt

Net Sale Proceeds

Reversion Cash Flow
Operating Cash Flow

Total Cash Flow

Deferred Fee Balance
Residual Payment 

14 15 16 17 18 19 20 21 22 23 24 25 26 27

942,108       965,660       989,802       1,014,547    1,039,910    1,065,908    1,092,556    1,119,870    1,147,867    1,176,563    1,205,977    1,236,127    1,267,030    1,298,706    
47,105         48,283         49,490         50,727         51,996         53,295         54,628         55,993         57,393         58,828         60,299         61,806         63,351         64,935         

895,002       917,377       940,312       963,819       987,915       1,012,613    1,037,928    1,063,876    1,090,473    1,117,735    1,145,678    1,174,320    1,203,678    1,233,770    

112,747       116,129       119,613       123,202       126,898       130,705       134,626       138,665       142,825       147,109       151,523       156,068       160,750       165,573       
57,538         59,264         61,042         62,873         64,759         66,702         68,703         70,764         72,887         75,074         77,326         79,646         82,035         84,496         
63,396         65,297         67,256         69,274         71,352         73,493         75,698         77,969         80,308         82,717         85,198         87,754         90,387         93,098         

108,142       111,386       114,728       118,170       121,715       125,366       129,127       133,001       136,991       141,101       145,334       149,694       154,185       158,810       
114,306       117,735       121,267       124,905       128,652       132,512       136,487       140,582       144,799       149,143       153,618       158,226       162,973       167,862       
133,017       137,007       141,117       145,351       149,711       154,203       158,829       163,594       168,501       173,556       178,763       184,126       189,650       195,339       

17,622         18,151         18,696         19,256         19,834         20,429         21,042         21,673         22,324         22,993         23,683         24,394         25,125         25,879         
606,767       624,970       643,720       663,031       682,922       703,410       724,512       746,247       768,635       791,694       815,445       839,908       865,105       891,058       

288,235       292,407       296,592       300,788       304,993       309,203       313,416       317,629       321,838       326,041       330,234       334,412       338,573       342,712       
1.47             1.50             1.52             1.54             1.56             1.58             1.60             1.63             1.65             1.67             1.69             1.71             1.73             1.75             

195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       
-               -               -               -               -               -               -               -               -               -               -               -               -               -               
-               -               -               -               -               -               -               -               -               -               -               -               -               -               
-               -               -               -               -               -               -               -               -               -               -               -               -               -               
-               -               -               -               -               -               -               

195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       

-               -               -               -               -               -               -               -               -               -               -               -               -               -               

-               -               -               -               -               -               -               -               -               -               -               -               -               -               
92,809         96,981         101,167       105,363       109,568       113,778       117,991       122,204       126,413       130,616       134,808       138,987       143,148       147,287       
92,809         96,981         101,167       105,363       109,568       113,778       117,991       122,204       126,413       130,616       134,808       138,987       143,148       147,287       

-               -               -               -               -               -               -               -               -               -               -               -               -               -               
46,405 48,491 50,583 52,681 54,784 56,889 58,995 61,102 63,207 65,308 67,404 69,494 71,574 73,643



Seminary Rd - Multifamily Rental
CF (Annual)
8/24/2020

Year 
Revenue

Rental 
Vacancy
Total Revenue

Expense
Adminstration
Maintenance Expenses
Supplies & Services
Utilities 
Taxes & Insurance
Payroll Expenses
Reserve Replacements 
Total Expenses 

Net Operating Income
DSCR

Debt
First Trust Debt

Gap Financing 

Total Debt

Net Sale Proceeds

Reversion Cash Flow
Operating Cash Flow

Total Cash Flow

Deferred Fee Balance
Residual Payment 

28 29 30 31 32 33 34 35 36 37 38 39 40

1,331,173    1,364,453    1,398,564    1,433,528    1,469,366    1,506,100    1,543,753    1,582,347    1,621,905    1,662,453    1,704,014    1,746,615    1,790,280    
66,559         68,223         69,928         71,676         73,468         75,305         77,188         79,117         81,095         83,123         85,201         87,331         89,514         

1,264,615    1,296,230    1,328,636    1,361,852    1,395,898    1,430,795    1,466,565    1,503,229    1,540,810    1,579,330    1,618,814    1,659,284    1,700,766    

170,540       175,656       180,926       186,354       191,944       197,703       203,634       209,743       216,035       222,516       229,191       236,067       243,149       
87,031         89,642         92,331         95,101         97,954         100,893       103,920       107,038       110,249       113,556       116,963       120,472       124,086       
95,891         98,768         101,731       104,783       107,927       111,164       114,499       117,934       121,472       125,117       128,870       132,736       136,718       

163,574       168,482       173,536       178,742       184,104       189,628       195,316       201,176       207,211       213,427       219,830       226,425       233,218       
172,898       178,085       183,428       188,930       194,598       200,436       206,449       212,643       219,022       225,593       232,360       239,331       246,511       
201,200       207,235       213,453       219,856       226,452       233,245       240,243       247,450       254,874       262,520       270,395       278,507       286,862       

26,655         27,455         28,279         29,127         30,001         30,901         31,828         32,783         33,766         34,779         35,823         36,897         38,004         
917,790       945,324       973,684       1,002,894    1,032,981    1,063,970    1,095,889    1,128,766    1,162,629    1,197,508    1,233,433    1,270,436    1,308,549    

346,825       350,906       354,952       358,958       362,917       366,825       370,676       374,463       378,181       381,822       385,380       388,848       392,217       
1.77             1.80             1.82             N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A

195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       -               -               -               -               -               
-               -               -               -               -               -               -               -               -               -               -               -               -               
-               -               -               -               -               -               -               -               -               -               -               -               -               
-               -               -               -               -               -               -               -               -               -               -               -               -               

195,425       195,425       195,425       195,425       195,425       195,425       195,425       195,425       -               -               -               -               -               

-               -               -               -               -               -               -               -               -               -               -               -               -               

-               -               -               -               -               -               -               -               -               -               -               -               -               
151,399       155,481       159,527       163,532       167,492       171,400       175,251       179,038       378,181       381,822       385,380       388,848       392,217       
151,399       155,481       159,527       163,532       167,492       171,400       175,251       179,038       378,181       381,822       385,380       388,848       392,217       

-               -               -               -               -               -               -               -               -               -               -               -               -               
75,700 77,740 79,763 81,766 83,746 85,700 87,625 89,519 189,091 190,911 192,690 194,424 196,108



Seminary Rd - Homeownership
Summary

8/24/2020

Sources Uses Project Schedule
Equity Development Costs Development Start 11/01/22

Tax Credit Equity -                    Acquisition -                    Completion 06/01/24
Sponsor Equity Development Soft Costs 1,117,692       Construction Period (Months) 18

Financing Costs 262,898           Lease-up Period (Months) 3
Debt Construction Costs 4,447,164       Construction Loan Paydown 09/30/24

First Trust Debt -                    Developer Fee 300,000           
-                    
-                    Income & Operating Expenses

Gap Financing 1,874,713       Yr 1 Stabilized
Revenue

Deferred Developer Fee 0.0% -                    Potential Gross Income

Sale Proceeds 4,275,000       Less: Vacancy Allowance 5%
Effective Gross Income

Total Sources 6,149,713$     Total Uses 6,127,753$     Other Income
Surplus/(Deficit) 21,960.0          Total Income -                           

Permanent Debt N/A
Annual Debt Service N/A Total Cost / Unit 408,517           Operating Expenses
Terms (Years) N/A Hard Cost / Unit 296,478           Adminstration
Interest Rate N/A Soft Cost / Unit 112,039           Maintenance Expenses

Supplies & Services
Utilities 
Taxes & Insurance

% No. Units % No. Units Payroll Expenses
Efficiency 0% 0 30% AMI 0% 0 Contingency
One Bed 0% 0 40% AMI 0% 0 Total Operating Expenses -                           
Two Bed 40% 6 50% AMI 0% 0 Replacement Reserves
Three Bed 40% 6 60% AMI 0% 0 Net Operating Income -                           
Four Bed (1) 20% 3 80% AMI 100% 15 DSCR

100% AMI 0% 0 OpEx per unit (excl RR) -$                        
Total Units 100% 15 Total 100% 15

(1) Four BR units to be conveyed to SHA as consideration for land value of 4547 Seminary Rd

Unit Type / Affordability Mix



Seminary Rd - Homeownership
Sales Price Analysis

8/24/2020

Total

Sale Price
Downpayment 

Assistance1
Mortgage 

Value

Monthly 
Mortgage 
Payment

Monthly 
Insurance2

Monthly 
Taxes3

Monthly 
HOA/Condo

Total Monthly 
Payment

$275,000 $27,500 $247,500 $1,043 $30 $259 $300 $1,632
$300,000 $30,000 $270,000 $1,138 $33 $283 $300 $1,753
$325,000 $32,500 $292,500 $1,233 $35 $306 $300 $1,874
$350,000 $35,000 $315,000 $1,328 $38 $330 $300 $1,996
$375,000 $37,500 $337,500 $1,423 $41 $353 $300 $2,117
$400,000 $40,000 $360,000 $1,518 $43 $377 $300 $2,238
$425,000 $40,000 $385,000 $1,623 $46 $400 $300 $2,369

Mortgage Int. Rate 3% 2BR 80% AMI Payment (Monthly)4 $2,268
Insurance Rate 13% 3BR 80% AMI Payment (Monthly)4 $2,620
Tax Rate $1.13

Mortgage Costs Other Monthly Costs

1. Downpayment assistance set at 10% of downpayment, up to $40,000 to meet Alexandria assistance maximum at 80% AMI mathematical.
2. Insurance set as percentage of every hundred dollars in sales price, divided by 12 months.
3. $1.13 per $100 in sale price, divided by 12 months. Alexandria tax rate is $1.13 of assessed value, which could be higher than sales price.
4. 80% AMI monthly payments based on 2020 HUD rent limits



Period: FY20 Q1-Q4
City of Alexandria, Office of Housing Updated: 08.10.20

Prior Reported Impact 
(Jan 2014-Jun 2019)

Total Impact
 (Jan 2014-Dec 2019)

Completed Underway Pipeline Prior Completed Total Completed Target Balance

258 109 81 211 469 660 191
Jackson Crossing 78

The Nexus at West Alex (Gateway at King and Beauregard) 74

New Hope Veterans Home (Aspen Street) 3

The Bloom (Carpenter's Shelter) 97

Fairlington Presbyterian Church (Waypoint at Fairlington) 81

Ellsworth Apartments 20

Friends of Guest House - 120 South Payne 4

Parkstone (Avana) Apartments 130

Arbelo Apartments 34

Longview Terrace Apartments 41

Community Lodgings 7

Lynhaven Apartments 28

Lacy Court Apartments 24 20

Bellefonte Permanent Supervised Apartments 12

Friends of Guest House - 120 South Payne 6

15 22 135 102 117 336 219
Alexandria Memory Care Community (Silverado) 2
Goodwin House 6
Cambria Square (Pickett's Place/The Delaney) 4
Notch 8 12
Station 650 at Potomac Yard 8
The Bradley (Braddock Station/Braddock Metro Place) 10
Parc Meridian at Eisenhower Station 33
The Thornton (Hunting Terrace) 24
2901 Eisenhower Avenue 13 8
Oakville Triangle Site 65
Gables Old Town North (ABC/Giant site) 9
Braddock Gateway Phase II 4
Potomac Yard Landbay H/I 9
Sunrise Senior Living 2
The Foundry (Block 6A)* 2
Eisenhower East Block 20 15
1200 North Henry 11
Monday Properties 5
Silverstone Senior Living 7
Braddock Gateway Phase III 4
600 Royal Street (Bus Barn) 12
The Aspire Independent Living 9

0 113 0 198 198 494 296
St. James Plaza (Fillmore) 93

The Spire (Church of the Resurrection) 113

Southern Towers 105

0 52 0 0 0 174 174
The Lineage (Ramsey Homes) 52

* Project also includes three units affordable at 80% AMI.

Prior Reported Impact 
(Jan 2014-Jun 2019)

Total Impact
 (Jan 2014-Dec 2019)

Prior Closed/Issued Total Closed/Issued Target Balance

12 16 24 8

40 49 72 23

90 99 240 141

Prior Reported Impact 
(Jan 2014-Jun 2019)

Total Impact
 (Jan 2014-Dec 2019)

Target Balance

TOTAL 653 948 2,000 1,052

Prior Reported Impact 
(Jan 2014-Jun 2019)

Total Impact
 (Jan 2014-Dec 2019)

Completed Underway Pipeline Prior Completed Total Completed

117 0 10 0 117
The Foundry (Block 6A) (also see above) 3

Park Center 10

Parkstone (Avana) Apartments 114

295

TYPE OF ACTIVITY

FY20 Q1-Q4 Impact
(Jul 2019-Jun 2020)

Workforce Affordable Units 
(70-80% AMI) Created through the 
Development Process

Homeowner Rehab Loans/RTA Projects 
[Rebuilding Together Alexandria Grants] 9

HOUSING MASTER PLAN 
PROGRESS REPORT SUMMARY

FY20 Q1-Q4 Impact
(Jul 2019-Jun 2020)

Housing Master Plan
 (Jan 2014-Dec 2025)

Created & Preserved (Completed) Units/Loans Closed/Grants Issued

Housing Master Plan
 (Jan 2014-Dec 2025)

Loans Closed/Grants Issued

Rental Accessibility Modification Projects 
[Grants] 4

Homebuyer Loans
9

FY20 Q1-Q4 Impact
(Jul 2019-Jun 2020)

Pr
es

er
ve

d

Units Created through the Development 
Process

Beauregard Committed Units

Units Created or Preserved through 
Redevelopment Support to ARHA 

TYPE OF ACTIVITY

Cr
ea

te
d

Housing Master Plan Progress Report

TYPE OF ACTIVITY

FY20 Q1-Q4 Impact
(Jul 2019-Jun 2020)

Housing Master Plan
 (Jan 2014-Dec 2025)

Rental Units Created or 
Preserved/Rehabilitated
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